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Appendix A: Commercial Water and Sewer Capacity in Monticello Urban Service Area  

Sewer 

Current System 

1,000,000 gpd total for system 

Average commercial waste water usage: 1300 cubic feet per month 

1,300 cubic feet per month converted to gallons per month 9724.675  

9724.675/ 30 days = 324.16 gallons per day 

Currently 252 commercial units connected to waste water 

324.16 gpd x 252 commercial units connected to water = 81,688.32 gpd  

81,688.32 gpd / 1,000,000 gpd = 8.17 percent of capacity 

1,000,000 gpd / 2= 500,000 gpd capacity with residential usage taken out 

500,000 gpd – 81,688.32 gdp = 418,311.68 gpd capacity less 8.17 percent of commercial usage 

1,000,000 gpd/418,311.68 gpd = 2.39 x 252 commercial units = 603 commercial units for total capacity 

of sewer system 

Water  

Current System 

1,333,000 gpd total for system 

Average commercial water usage: 1800 cubic feet per month 

1800 cubic feet per month converted to gallons per month 13,464.935 

13,464.935/30=448.83 gallons per day 

Currently 247 commercial units connected to water 

448.83 gpd x 247= 110,861.01gpd 

110,861.01 gpd /1,333,000 gpd  = 8.32 percent of capacity 

1,333,000 gpd/2 = 666,500 gpd capacity with residential usage taken out 

666,500 gpd – 110,861.01gdp = 555,639 gpd capacity less 8.32 percent of commercial usage 

1,333,000 gpd/ 555,639 gpd = 2.40 x 247 commercial units = 593 commercial units for total capacity of 

water system 
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Appendix B: Future Land Use Projections Build Out Methodology and Calculations 

 

Build Out Methodology 

 

The 100-year and total build out scenarios are based on several factors and assumptions. The 

average yearly growth rate of .006816 was determined from the previous years of 1970-2010. The 

FLUM allows for a total of 67,197 dwelling units, based on data provided from Jefferson County 

Planning Department and GIS data. According to BEBR, the average household population in 2010 

was 2.49. Taking the 67,197 dwelling units and multiplying 2.49 people per unit equals the build 

out population of 167,321. That population will not be achieved for more than 355 years based on 

the current population and assumed .006816 annual growth rate.  

To determine the 100 year residential need, year 2112, the total population was determined to be 

29,514 divided into the average household population of 2.49, for a result of 11,853. Based on the 

2010 Census data, the total housing units numbered 6,632. Subtracting the 6,632 from 11,853 the 

result is 5,221 for the maximum build out less total existing housing units.  

 

Table 1.1: Housing Units Required in 2112 

2010 Census Total Occupied HU: 5,646 

2010 Census Total  HU: 6,632 

Total Build Out Less Total Existing HU: 5,221 

    

100 Year Population Projection (year 2112):  29,514 

29,514/2.49= (housing units) 11,853 

 

To determine the total build out, year 2367, the total population was determined to be 167,321 

divided into the average household population of 2.49, for a result of 67,197. Based on the 2010 

Census data, the total housing units numbered 6,632. Subtracting the 6,632 from the 67,197 the 

result is 60,370 for the maximum build out less the total existing housing population. 

 

Table 1.2: Housing Units Required in 2367 

2010 Census Total Occupied HU: 5,646 

2010 Census Total  HU: 6,632 

Total Build Out Less Total Existing HU: 60,370 

    

Maximum Population Projection (year 2293) 167,321 

100,596/ 2.49 (housing units) 67,197 
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Appendix C: Demographics 

 

 

Appendix Figure C.1: Jefferson County Racial composition (2010) 
 

Source: U.S. Census 2010 

 

 

Appendix Table C.1: Jefferson County Changes in Ethnicity, 2000 and 2010 

Table 6.3 Jefferson County Changes in Ethnicity, 2000 to 2010 
2000 Hispanic Non-Hispanic 

2.2% 97.8% 

290 12,612 

2010 Hispanic Non-Hispanic 

3.7% 96.3% 

546 14,215 
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 88% 12% 

Source: U.S. Census 2000 Table P04 
Source: U.S. Census 2010 Table P4 

 

Appendix Figure C.2: Jefferson County Residential Housing types 

Source: Florida Department of Revenue, 2010 
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APPENDIX D: INDIVIDUAL SURVEY FORM 

Below is a copy of the individual survey that was handed out to participants. The studio 

received 68 completed surveys.  
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Demographic Survey Results 

Question 1: Age Range? 

  Under 
18 

18-25 26-35 36-45 46-55 56-65 66-75 Over 
75 

October 
18th 

0 0 1 4 11 14 5 4 

October 
24th 

3 0 2 3 6 7 7 1 

Total 3 0 3 7 17 21 12 5 

 

Question 2: Gender? 

 Male Female 

October 
18th 

19 20 

October 
24th 

10 18 

Total 29 38 

 

Question 3: Race? 

 White Black Hispanic Asian Other 

October 
18th 

36 2 0 2 0 

October 
24th 

6 20 0 0 3 

Total 42 22 0 2 3 
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Question 4: Neighborhood Residence? 

October 18th  October 24th  TOTAL  

Ashville 0 Ashville 3 Ashville 3 

Aucilla 0 Aucilla 2 Aucilla 2 

Capps 1 Capps 0 Capps 1 

Casa Bianca 0 Casa Bianca 1 Casa Bianca 1 

Dills 3 Dills 0 Dills 3 

Hwy 90 1 Hwy 90 0 Hwy 90 1 

Lamont 1 Lamont 1 Lamont 2 

Lloyd 4 Lloyd 1 Lloyd 5 

Montivilla 3 Montivilla 2 Montivilla 5 

Monticello 22 Monticello 13 Monticello 35 

Roostertown 0 Roostertown 1 Roostertown 1 

Tallahassee 0 Tallahassee 2 Tallahassee 2 

Thomas City 2 Thomas City 0 Thomas City 2 

Wacissa 0 Wacissa 1 Wacissa 1 

Waukeenah 1 Waukeenah 2 Waukeenah 3 

 

Question 5: Are you a lifelong resident of Jefferson County? 

 Yes No 

October 
18th 

10 27 

October 
24th 

19 8 

Total 29 35 

 

If no, how many years have you lived in the County? 

 

 

 

 

 

 

 

  

Average 16.87142857 

Standard 
Deviation 

13.02449212 

Maximum 50 

Minimum 3 

Median 12 
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Question 6: Which best describes your family income last year? 

 Less than 
$10K 

$10K-
$14,999 

$15K-
$24,999 

$25K-
$34,999 

$35K-
$49,999 

$50K-
$74,999 

$75K-
$99,999 

$100K or 
more 

October 
18th 

0 0 2 1 8 3 1 19 

October 
24th 

0 2 4 2 4 4 5 2 

Total 0 2 6 3 12 7 6 21 

 

Question 7: Are you a homeowner? 

 Yes No 

October 
18th 

36 2 

October 
24th 

23 4 

Total 59 6 

 

Question 8: Do you own a business in Jefferson County? 

 Yes No 

October 
18th 

14 25 

October 
24th 

4 23 

Total 18 48 

 

Question 9: Do you work inside Jefferson County? 

 In Jeff 
Co 

Outside 
of Jeff 
Co 

October 
18th 

23 16 

October 
24th 

11 17 

Total 34 33 
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Question 10: Why do you live in Jefferson County? 

 Family Climate Rural 
Lifestyle 

Job Arts 
and 
Culture 

More 
Affordable 

N/A 

October 
18th  

18 10 29 14 7 11 0 

October 
24th 

18 6 9 4 0 5 2 

Total 36 16 38 18 7 16 2 

 

Other answers included: 

Friendly 

Historical properties 

Historic home and community 

Peace and quiet 

Born here, never wanted to leave 

small town life 

outdoors and privacy 

business owner 

The people here 

native Floridian 

mom made us move here 

our mom just decided to move 
here 
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Question 11: Please rate the importance of each issue? 1 being least important, 5 

being most important 

 Average 
(Oct. 18) 

Stand. Dev 
(Oct. 18) 

Average 
(Oct. 24) 

Stand. 
Dev (Oct. 
24) 

Average 
(Total) 

Stand. Dev 
(Total) 

Education 4.63 0.79 4.96 0.19 4.77 0.63 

Affordable Housing 3.59 1.19 4.71 0.60 4.08 1.12 

Public Safety 4.46 0.69 4.88 0.43 4.63 0.63 

Transportation 3.76 1.15 4.67 0.48 4.14 1.03 

Health Care 4.39 0.64 4.79 0.41 4.57 0.58 

Job Growth 4.58 0.76 4.82 0.55 4.68 0.68 

Business Expansion 4.54 0.80 4.69 0.55 4.60 0.71 

Environment 4.53 0.65 4.74 0.53 4.62 0.60 

Historic Preservation 4.56 0.72 4.68 0.56 4.61 0.66 

Leadership 4.67 0.63 4.88 0.33 4.76 0.53 

Public Facilities 4.11 0.85 4.74 0.53 4.38 0.79 

Social Services 3.87 0.93 4.75 0.52 4.24 0.90 

Recreation/Entertainment 4.14 0.99 4.67 0.55 4.37 0.87 

Diversity 4.11 1.01 4.60 0.65 4.31 0.90 

 

 

 

 

 

 

 

 

 

 

 

 

The following are the free response answers to the free response questions in the survey. 
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Question 12: What do you like most about Jefferson County and Why? 

October 18th Responses: 

Friendly small town, safe, rural feel, open spaces 

Friendliness, safety, family, rural lifestyle.  Have lived and worked in metro area and 
appreciated the small home town feeling of Jefferson County 

The Wacissa River! Fun, fish, enjoy 

Away from large towns - openness - land not too far from large town 

Historic homes/quaintness of city 

Historic preservation 

Peaceful, quiet, beautiful, friendly/honest people. Close but not too close to a big city which 
has great arts and entertainments. No stop lights!  

Rural/small town lifestyle. Like living in Mayberry.  Historic buildings. Dark skies. Clean air 
and water.  
Rural lifestyle, fine people 

Rural lifestyle, low crime 

Pace of life, healthy environment, community spirit, opportunity for future economic 
development, location adjacent to Tallahassee and universities and events 

Rural character, historic structures, unpolluted rivers, lots of eclectic people 

The rural atmosphere - relaxing area, trees, environment, wildlife 

Its persona 

The opera house and the art gallery. Beautiful place to live. Quiet. Lots to do. People are 
kind.  
Great people 

wonderful people - Lifestyle - Quiet - Safe - Beautiful Land 

small town atmosphere. Good place to raise children. 

rural lifestyle/ safe  

not crowded, rural setting, privacy, good people, low crime 

very friendly place, good place to live 

the rural lifestyle - small town 

charming small town atmosphere - friendly and comfortable 

rural county and easy access to Tallahassee 

rural landscape, nature, laid back lifestyle. Affordable real estate, proximity to great 
education and healthcare. Outdoor recreation. Historic Monticello 

The 'community" mindset. Friendly residents. Collaborative efforts. 

small town lifestyle- folks look out for one another. Things are simple- no traffic lights 

quality of life for active retiree. Proximity to everything- arts, culture, shopping, sports 
venues, University proximity 

small, very friendly, relaxed 

The beauty- especially the rolling hills 

small town, rural 
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the rural lifestyle and culture 

small town friendly people. We take care of each other. Rural lifestyle 

rural ambience 

rural community 

the people, the wealthier christian community that prays for each other 

hometown feel. Friendliness of residents. Location relative to Tallahassee and Thomasville. 
Clean environment. Rural atmosphere. Variety of stuff to do (cultural, outdoor activities). 
Historic places 
 

October 24th Responses: 

The people here are great, the land is beautiful, and the food is good 

That it has no stop lights and convenient to be somewhere on time (No Traffic) 
Family, friends, location 
I grew up in Jefferson County and it was a small area which enabled me to become a very 
productive young woman as a result of the education I was able to obtain.  
The small town lifestyle, the personability, and the community feel. 
The small town feel 
I like the small rural setting, the historic prisitine setting.  The friendly atmosphere. 
It is a very nice town and people are very nice 
Small county/town; Farmland but less workload 
Peaceful  
cost of living 

small country town very good for retirees 
small county town 
small county town, my family lives here 
small town atmosphere, friendly people, low crime rate, closeness of the community 
rural setting  
well I have family down here and up state but what I like most is being in 4-H, helping 
others, meeting others and learning new things. I love being involved in educational 
things and I plan on going to school until I think its time to stop. I wanna be educational.  
I don't really like it because there is nothing to do 
the people are very nice and comforting 
I would like a YMCA (not relevant) 
Slow pace of life because I am retired 
family, friends, home grown 
rural, quiet 
rural, close to Tallahasse, Georgia, coast and rivers 
culture, diversity, open places 
ease of doing business, friendly people, central location to Tallahassee, Thomasville 
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Question 13: What do you dislike most about Jefferson County and Why? 

October 18th Responses: 

Polarization of ideas (need to join in a common goal), Bedroom community (no jobs) 

Lack of variety and diversity of activity and shopping.  Public education system needs 
complete revamping 

N/A 

Some leadership 

Education system 

Lack of shopping options 

School system, empty shops, lack of jobs 

Dying town and businesses. No jobs or prospects for growth. Prejudice.  

Need better schools, some people went growth. Just for the sake of growth 

Lack of job opportunities, school system 

Dead town, no business - Run down buildings and strip malls; Ineffective government - old 
boys club, reluctant to progress; worst school system in existence; community (big 
majority) locked in past and overly focused on no change; Image of being backwards & 
poor; hard to attract business and new young families with children 
Ignorance of population, fear of progress by populace, rich landowners controlling too 
much, keeping real economic progress from happening, no job prospects for my children, 
lack of property owners using good taste, destroying much historic property 
Not enough emphasis on public education, transportation, use of railroad to Tallahassee 

not much  

Things sometimes change too slowly. People are stubborn. 

little change 

Need more businesses- jobs. Improve school system.  

limited recreation/ entertainment- esp for children 

schools 

poor schools- no parent support or community backing 

there are not many jobs in the county, need better school system 

education needs improving 

small town- more diversity, arts & culture 

how central govt. officials interpret and enforce the laws. Problems with electrical power- 
during most rain storms power goes out 
school system/ education  

Small-minded school leaders-not board- teachers. Lack of integration. Lack of arts/culture 
education 
no shopping, poor education system 

Education system is dragging us down. Empty store fronts recently 

no liquor sales on Sunday, insufficient jobs for the population 
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Nowhere to shop 

No answer 

Education system 

lack of viable job/work/business opportunities, especially for young families 

school system-totally dysfunctional; poor land use planning 

school system 

no jobs, poor school 

Our public school system needs help 

some/most of elected leaders. Poor leadership in school system. Inability of local 
government officials to enforce existing codes and ordinances 

 

October 24th Responses: 

There are not enough service oriented businesses here 
Jefferson County does not have any entertainment for the youth and grown-ups 
Jobs, wages, and industry 
At this present time Jefferson County doesn't offer very many job opportunities due to a 
lack of business in this area.  
I dislike the lack of job growth and the lack of social services for the youth 
Racial tensions 
I dislike the fact that we are so divided in our races/cultures 
It is not a place for people to shop or to work, need more factories for work 
Here didn't leave because of family wise.  People with different attitudes 
no business 
economy 
it basically doesn't offer any of the other issues above in any measurable quantity 
need to enhance all the other issues 
no way to get around to the doctor for older people or to grocery shopping 
not enough shopping, jobs, industry 
no jobs, no business expansions 
no growth for economic development 
I don't dislike anything 
everything, because there is nothing to do 
how small it is, lack of public areas like swimming pools, no wal-mart, school is not good 
(very group) 
not enough jobs 
The courthouse in Monticello 
No jobs, no where to shop 
jobs and income 
no changes- must move on 
access to rivers, southern end of the county is hard to travel by Automobile- needs ATV 
access 
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getting voice heard- decisions made by few. Ideas not open for discussion. Look what is 
best for community not just a few 
state of school system, racism 
 

Question 14: What type of place would you like Jefferson County to be in 50 years? 

October 18th Responses: 

supportive, thriving community 

Safe, secure, prosperous 

The Same 

Small quaint town - historical town 

Rural friendly and economically growing community 

Same with little more access to restaurants & activities 

Rural, affluent, safe, and quaint 

Similar to today with increased population and vibrant businesses in the cities/villages.  

better schools and better work force to lure better housing, commercial growth. Clean 
industries 
A place that has more job opportunities while maintaining responsive, smart growth 

Well balanced - economic sustainability & preserved environment; better racially 
integrated & single sense of community; An "A" school system; An excellent road network, 
city bypass, first class county services, work & live in county; be the place where people 
want to live! 
Different than other cities with strip malls and no character; similar to as it is now in terms 
of character 
The same as it is, a rural atmosphere.  Wildlife, don't want it to look like Miami 

If we are still here we will be advanced mirror imaging the country at the  time 

Thriving. Business growth. Better schools. Opera house improved and expanded 

Medium to high income desirable historic place to live 

vibrant- alive- beautiful- peaceful - safe  

bigger, more dense but still with a small town feel 

great schools/ great businesses 

like Thomasville 

grow with historic preservation  

just like it is now 

more activities, more growth while keeping charm of town, better recreational facilities, 
bikes, paddling, boating 
rural, agricultural, a place my family has roots 

Best county in Florida with leadership in jobs in the areas of technology, education, and 
healthcare. We could also be the leader in energy with abundance of natural resources we 
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have. A lifestyle which is close to nature with modern amenities.  

hustling/bustling small town. Shops of antiques, specialties with sights marketable to 
nation.  
better shopping and education system 

Much as it is now except improved in education and opportunities for young people 

No answer 

much like it is now with more jobs, better schools 

family oriented with diverse shopping 

No answer 

educated and diverse 

still have the look and feel of a rural community but with a more vibrant economy 

No answer 

sustainable community similar to today 

same rural area- but developed. Cluster area 

much like is now but with jobs so young people can stay here. We need industry 

Friendly. Rural atmosphere. Effective government leadership and enforcement of 
applicable codes and ordinances. Clean, clean, clean environment and downtown area. 
Clean rural roads. Preserved historic places. 
 

October 24th Responses: 

A small town that is self-sustaining so we don't have to drive to Thomasville or Tallahassee 
Industry, jobs, education 
I would like to see the county grow and expand with more business establishments.  This 
will provide the residents within the county with employment opportunities.  
I would like for Jefferson County to be economically booming. With jobs and outstanding 
leaders with business, schools, public facilities, a state of the art youth program and 
housing for every aspect of the community 
Small town, planned communities, no sprawl 
A place where you will have no problem to shop, work, and live.  Transportation for people 
without any 
A place where everyone will be more friendly and get along together.  
recreation, business, transportation  
a small contained city 
a small self contained city 
more transportation for people to get around town like busses to go around town. Also 
more jobs for people to work 
small, but more diverse 
better education, more jobs, better housing, more street lights, better social services  
a place with jobs and a thriving economy 
I am not really sure 
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huge, gigantic place with pools, theme parks and fun stuff 
One whole community instead of different groups and gangs. World peace in the county 
Just like Thomasville and Tallahassee 
more jobs and places to shop 
city, country, living with a purpose 
suburban Leon County 
basically the same by cater more to residents than tourists 
rural with class. Nice shops. Jobs and a new school system 
natural, rural, nice place to live and work and raise a family with a quality education 
 

Question 15: What are the top three things that need to happen to make Jefferson 

County into the place that you just described? 

October 18th Responses: 

jobs (high wage, high need) schools (community of one) controlled planning 
(placement of business, 
industry, residence) 

Good school system Successful businesses Good, progressive 
community and business 
leadership 

Protect the Wacissa River Protect the Environment Save the Historic sites 

People get involved and care 
about the decision about the 
county 

    

Jobs - well paying Good school system Economic development, 
being welcome to change & 
growth. More welcoming to 
"new comers" - less 
resistance to change from 
"old ways" 

More businesses Additional shopping and 
entertainment 

  

Revamp school system - a 
school will bring more 
affluent families 

Interesting businesses - 
small, locally run unique 
shops 

  

Improved economic climate 
nation/worldwide 

    

School improvement Need clean industries   

Better economic 
development and planning 

Better schools  Better transportation 

Business: Bring in a 
complete mix of business 
from several different 

Education system & quality 
of life: replace grammar, 
middle, and high school staff 

Presentation: develop parks 
& facilities to exploit with 
protection of key water and 
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industry sectors from board to clerks and 
teachers; health care 
improvement & education 
for seniors and technical 
training for youth 

nature features, historical 
building preservation 

Prevention of strip mall and 
unattractive development 

Development of unique 
economy for job 
development 

Protection and promotion of 
natural resources for 
recreation 

Stronger regulations to keep 
property from over-
development commercially 

Choose development that is 
environmentally safe and in 
keeping with atmosphere 

Emphasis on education 

Better economy more innovation less jealously 

Better schools or dissolve 
current school district. 

A few larger businesses to 
employ 200-300 people.  
Expendable income would 
allow small stores to thrive. 

someone needs to develop 
our trails and tourism. 

Good schools Better services: 
health/stores/food 

historic preservation  

infrastructure attitude of property owners business 

improve our education 
system. Aggressively seek 
new industries/business. 

Create affordable housing. 
Create a vibrant downtown 

Create a healthy city 

plan plan plan 

school improvement small business growth good leadership  

strong school system job growth business opportunities  

preserve our heritage- 
buildings, etc.  

preserve our trees/natural 
resources 

maintain some local 
businesses 

improve public education 
system 

more shops; revitalize 
downtown Monticello 

improve access to 
recreational facilities  

make changes slowly      

Jobs jobs education  

Collaboration of all leaders 
in every walk of life, religion, 
race 

great economic development 
plan 

open minds 

bring small business 
opportunities 

establish more "things to do" improve school system  

Economic development drastically improved 
education system(schools) 

Better qualified public 
officials especially at the 
school board administration 

shopping Recreation Education 

Improve the school system     

Increased economic activity 
that allows people to live, 

improve land use and zoning 
that increases choices for a 

better educational 
opportunities for those who 
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work, shop and play here variety of new and current 
residents 

can't afford private or home 
schooling 

Better school system Better land use public transportation 

Better school system more jobs improved downtown 

school system has to be 
better 

industries and 
manufacturing are needed 

health care is very important 

Effective government 
leadership (county and city) 

interaction of different 
groups (racially and 
economically) 

jobs- non service industry 

jobs (high wage, high need) schools (community of one) 

controlled planning 
(placement of business, 
industry, residence) 

Good school system Successful businesses 

Good, progressive 
community and business 
leadership 

 

October 24th Responses: 

Careful economic 
development 

Improve the public schools Careful land use 
development 

More jobs Shopping areas/less Dollar 
Generals and Auto Parts 
stores 

Fun attractions for the youth 
(skating rinks or bowling 
areas) 

Industry Jobs Wages 

Increase in small business More community 
involvement to aid in getting 
small businesses 

  

Open minds to new ideas 
and ways - (A vision by 
leaders) 

Finances for expansions Community support 
(knowledge) 

Better schools Economic development Less racial tensions 

More unity among our 
races/cultures 

Jobs for those who 
need/want one 

  

More jobs and better 
transportation for the needy 
people 

More shopping places to 
shop 

Place where you can go and 
have a better entertainment 
like movie theater, bowling, 
and skating 

Transportation Jobs/Industries Better education 

business - education  affordable housing - 
transportation  

recreation and 
entertainment  

change of generation business job opportunity 

employment at home business expansion better educational programs 

employment at home business expansion better education 
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have the busses come back. 
Bring more jobs here 

take down all these old 
houses that no one lives in 

clean up these old lots 

create more jobs      

better education  more jobs more and better health care 

a change in local 
government  

include everyone in decision 
making regardless of race, 
creed, color, or handicap 

invite industries ro come 
into the county  

more money larger population better community/society 

more community activities a wal-mart a better school 

more shopping better homes   

more school more stores YMCA 

jobs more places to shop more interaction among the 
races 

jobs friends relatives (common 
goals/football) 

farm to market pared stores in downtown area recreation centers for youth 

growing job opportunities enhanced educational 
opportunities 

population and business 
growth 

designate ATV and river 
access 

improve townships with 
sidewalks 

bring businesses for locals to 
work at 

fix public education system create an environment that 
will encourage people from 
other areas to visit and 
spend their money 
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Appendix G: Cost Calculation for Future Land Use Amendment 

Example: Lake Miccosukee Map Amendment  

 

The Planning department in Jefferson County recently completed the 2011 

Comprehensive Plan EAR Text and FLUM Amendments. There were six map amendments 

that were voted on separately. They were later submitted to the Department of Community 

Affairs as a revised Comprehensive Plan document with a revised Future Lane Use Map. 

One of the adopted FLUM changes, Lake Miccosukee Map Amendment 2011-03 shown in 

Appendix Figure G.1, was a 242.5 acre land use change from Agriculture (AG) 20 to 

Agriculture (AG) 5. AG 20 is defined as new residential development not exceeding one unit 

per 20 acres and AG 5 is defined as density for residential use not exceeding one unit per 

five acres. The change in land use to AG 5 allows a total of 49 units on these 242.5 acres – a 

37 unit increase from the former land use of 12 units in AG 20. These additional 37 units 

will require additional services provided by the County. Below is an analysis of the specific 

increased needs for the Lake Miccosukee Map Amendment 2011-03.  

 

Appendix Figure G.1. Lake Miccosukee Map Amendment 2011-03 

Source: Comprehensive Plan 2025 Jefferson County Florida 
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Traffic Generation 

 

The increase in 37 units, when fully built out, would approximately generate 56 

trips during the weekday peak hour. This is an increase of 40 trips with the AG 5 land use 

change from the former AG 20 with 16 trips (see traffic methodology). The two main roads 

that would see this increase would be West Lake Road and Lake Road, also known as 

County Road 142. Based on the Traffic Circulation Level of Service Standards found in the 

County’s Comprehensive Plan, W. Lake Road is considered a “Local Paved Road” with a 

level of service standard of “C” and Lake Road is considered a “County Collector” with a 

level of service standard of “D”. The increase in trips generated by this land use change 

would create more demand on an already low standard of service.  

 

Public School System 

 

The public school system would see an increase in demand assuming all of the 37 

units were completely build out. The AG 5 land use change would create a demand of 

approximately nine students, an increase of seven students from the former AG 20 land use 

of two students (see school methodology). When applying these additional seven students at 

a cost of $7,994 per pupil, it would create a funding need of $55,958 for these students. A 

small public school system is directly affected by increases in student population due to 

limited staff and resources. Additional teachers and support staff may need to be hired by 

the district, and busing services may need to be expanded to service these rural areas.  

 

Water/Sewer/ Solid Waste Infrastructure 

 

The biggest expense to a local government would be in the expansion of water and 

sewerage services, outside of an urban service area. For this Map Amendment, the Jefferson 

Communities Water system, a private company, is responsible for all unincorporated areas 

outside of the urban service area.  At this time, residents outside of the urban service area 

do not have to connect to the water system if it is in close proximity. The Jefferson 
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Communities Water system would have to expand its services over nine miles to provide 

coverage to the northern parcels of the land use change. This scenario seems unlikely since 

the Jefferson Communities Water system in primarily south of Monticello, and if the 

infrastructure was extended residents would not be required to connect to it. In relation to 

the urban service area, the northern parcels are approximately 3 miles away and the 

southern parcels are approximately 3.5 miles away. Unless the urban service area 

expanded, a private well would be the only alternative for these residents to have access to 

water.  

 

At this time, there is no sewage system in place for unincorporated residents outside of the 

urban service area, so those residents must rely on septic tanks. As mentioned above, the 

northern parcels are approximately 3 miles away and the southern parcels are 

approximately 3.5 miles away from the urban service area. The only option for the 

residents of this land use change would be a private septic tank. In addition, these parcels 

are not provided curbside trash pickup. These residents would have to rely on garbage and 

recycling dumpster sites located around the County, operated by the Jefferson County Solid 

Waste.  

 

Environmental  

The closest parcels in this land use change to Lake Miccosukee are less than two miles 

away. The main environmental concern is that by allowing a higher density land use 

change, new opportunities arise for pollution of Lake Miccosukee due to the increase in 

private sewage tanks. These private sewage tanks are the only alternative for residents 

when developing on these parcels without an expansion of the Monticello urban services 

area. The water in Lake Miccosukee is the actual surface water of the Floridan Aquifer, the 

largest aquifer in the Southeastern United States. This is cause for concern as nearly all of 

Florida uses this aquifer for drinking water.  
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Conclusion 

 

The Lake Miccosukee Map Amendment exercise is an attempt to show how a specific land 

use change can affect the local government of Jefferson County and the community as a 

whole. The collective combination of FLUM Amendment changes over time enables sprawl 

to occur and creates a long-term problem for the county. The infrastructure system costs 

will increase by allowing land use changes in a haphazard manor. In this specific land use 

change example, the peak hour weekday trip generation may only increase by 40 trips from 

this 242.5 acre change but over time the series of land use changes will add up to lower the 

level of service standards. The demand on other infrastructure systems such as schools and 

solid waste will grow. By allowing higher density development in the county’s rural areas, 

the county increases threats to pristine environmental resources such as Lake Miccosukee. 

Such conversions also encourage the premature conversion of farmland into suburbia, 

undermining the county’s rural character.   

 

Methodology 

 

Potential Development Impact 

 

The total build out of the AG 5 and AG 20 were based on the total acres of 242.5 divided by 

the corresponding density, five or 20. The AG 5 (242.5/5=49) calculated to 49 total units 

and AG 20 (242.5/20=12) calculated to 12 total units.  

 

Traffic Generation 

 

The weekday peak hour trips trip calculation was based on the fitted curve equation of 

Ln(T) = 0.90 Ln(X) + 0.53. This equation is used to calculate single-family detached housing 

peak hour weekday trip generation. The AG 5 peak hour weekday trip generation is 

calculated as 56 = 0.09 Ln(49) + 0.53, where 56 trips are generated. The AG 20 peak hour 

weekday trip generation is calculated as 16 = 0.09 Ln(12) + 0.53, where 6 trips are 
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generated. The difference between the two (56 – 16= 40) of 40 is the increase in peak hour 

traffic generated based on the land use change.  

 

Public School System  

 

First the ratio of the public school students to total population was used, based on 2010 

data. The total number of public school students was divided by the total population 

(1,104/14,761=.07) to generate a ratio of .07.  

 

For the AG 5 school population, the 49 total units were multiplied by the average 

household size in 2010 (49 x 2.49=122) to generate 122 people, the total number of people 

that occupy the 49 units. The .07 ratio was multiplied by the 122 population (.07 x 122=9) 

to generate 9 students, the total number of students.  

 

For the AG 20 school population, the same technique was applied as above. The 12 total 

units were multiplied by the average household size in 2010 (12 x 2.49=30) to generate 30, 

the total number of people that occupy the 12 units. The .07 ratio was multiplied by the 30 

population (.07 x 30=2) to generate two students, the total number of students. The two 

students from the AG 20 land use were subtracted from the nine students, the new land 

use, (9-2=7) to generate seven students, the total increase in students based on the land 

use change.  

 

For the total cost of the seven students to the school system, the seven students were 

multiplied to the spending per student of $7,994 in 2010 (7 x $7,994=$55,958) to generate 

$55,958, the total spending on the seven students.  
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 Visual Preference Survey 

 Images and Result 
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Residents/Individuals Interviewed by Jefferson 

County Studio 
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Residents/Individuals Interviewed by Jefferson County Studio 

Ana-Marie (Monticello Opera House) 

Betsy Barfield (Jefferson County Commissioner) 

Dr. George Cole (Jefferson County Resident/Served on Planning Commission) 

Neil Fleckenstein (Tall Timbers Research Station & Land Conservancy) 

Angela Gray (Jefferson County Property Appraiser)  

Lola Hightower (Jefferson County Housing Liaison)  

David Hobbs (Jefferson County Sheriff) 

Melanie Mays (Chamber of Commerce) 

C.P. Miller (Resident/Planning Commission Member) 

Corwin Padget (Planning Commission Vice-Chair) 

Idella Scott (City Councilwoman) 

Margie Stern (Main Street Monticello) 

Bill Tellefsen (Head Planner, Jefferson County Planning Department) 

Stephen Walker (Resident/Walker Farms) 

Mr. Warrick (Lifetime Jefferson County Resident/Library Genealogist) 
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Appendix H 

 

FDOT Monticello By-Pass 

2005 Corridor Study 
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